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CityofTukwila
JimHaggertonMayor

INFORMATIONALMEMORANDUM

TO MayorHaggerton

FROM DerekSpeckEconomicDevelopmentAdministrator

DATE May182011

SUBJECT TukwilaVillageDeveloperSelection

ISSUE

TheCityCouncilisrequestedtoselectadeveloperforTukwilaVillage

BACKGROUND

OnMarch142011theCityCouncilapprovedadeveloperselectionprocessforTukwila
VillageTheCityissuedtheRequestforQualificationonMarch30andclosedthe
applicationperiodonApril29ApplicationswerereceivedfromtwodevelopersTrillium
CorporationandTukwilaVillageDevelopmentAssociatesLLCwhichwillbereferenced
asSHAGforreasonsdescribedbelowStaffhasreviewedtheapplicationsandseeks
Councilselectionofadevelopersothatstaffcanbeginnegotiations

DISCUSSION

Thisdeveloperselectionprocessisintendedtobebasedonthedevelopersqualifications
astheyrelatetoTukwilaVillageAssuchtheapplicationrequestedinformationoneach
developersexperiencewithsimilardevelopmentsexperiencegettingfinancing
experiencegettingcommercialorresidentialtenantsmanagementteamanddesign
teamTheapplicationalsoaskedthedeveloperstodescribetheirgeneralconceptfor
TukwilaVillageandotherrelevantinformationThestaffteamreviewedthisinformation
andhasdeterminedthatbothdevelopersarehighlyqualifiedBothdevelopersconcepts
embracetheCitysvisionforTukwilaVillageandfittheselectionprinciplesapprovedby
CouncilandshownonAttachment1Thedevelopersconceptsandqualificationsandkey
differencesaresummarizedbelow

DeveloperExperience

Trillium

TrilliumisbasedinBellinghamWashingtonTrilliumhasover40yearsofdevelopment
experienceandhasdonemanydifferenttypesofprojectsrangingfromgolfcoursesto
shoppingmallsIngeneralTrilliumisamasterdeveloperinthattheywillgetownership
controloflargeareasoflandcreateamasterplaninstallroadsandinfrastructure
coordinatezoningandotherentitlementsandthensellorleaseparcelstoother
developerstoconstructthebuildingsandleaseoutthespace InsomecasesTrillium
alsoconstructsthebuildingsandleasesoutthespace
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Inresponsetotheapplicationsrequestforthreeexamplesofpriordevelopmentprojects
TrilliumdescribedCordatanearBellinghamWashingtonDenverCommonsnearDenver
Colorado and Semiahmoo Resortnear Blaine Washington These are large

developmentsranginginsizefrom165acresto1100acresTheyshowthatTrilliumhas
goodexperiencetakingprojectsfromstarttofinishworkingwithmanytypesofuses
includingofficeretailapartmentscondominiumshousesentertainmenteducation
recreationandmanyothers IntheCordatadevelopmentTrilliumworkedwithan
organizationthatdevelopedseniorhousing TheseexamplesshowthatTrilliumhasa
widevarietyofexperienceandsuccessinarrangingfinancingandbringingproductto
marketTrilliumisnotitselfadeveloperofseniorhousingsotheywouldneedtopartner
withanotherseniorhousingdeveloperTheirapplicationindicatestheyareindiscussions
withRegencyPacificwhichownsmanyseniorhousingdevelopmentsinWashingtonand
otherstates

SeniorHousingAssistanceGroupSHAG

TheSeniorHousingAssistanceGroupSHAGisaprivateWashingtonnonprofit
corporationheadquarteredinPuyallupWashingtonthatisdedicatedtoprovidingquality
affordablesafeandsecureindependentlivingopportunitiesforelderlyanddisabled
individualsandhouseholds Formedin1988SHAGiscommittedtosponsoring
affordableseniorlivingrentalapartmentcommunitiesdesignedspecificallytoaddressthe
needsoflowandmoderateincomeseniorsSHAGcurrentlyoperatesthirtyseniorliving
apartmentcommunitiesthroughoutthePugetSoundcomprising4566dwellingunits

SHAGhoweverisnotthedeveloperorowneroftheseprojectsSHAGcooperateswith
thirdpartydevelopersandownersSHAGownsaforprofitsubsidiarytheSeniorHousing
AssistanceCorporationSHACwhichhasthesameofficersandboardofdirectors
SHACpartnerswithotherdevelopersandownersforSHAGcommunities

OneofSHACsmainpartnersinthedevelopmentandownershipofSHAGcommunitiesis
PacificNorthernConstructionCompanyIncPacificNorthernPacificNorthernwas
formedin1994andhasdevelopedorcodevelopedthirtyaffordablerentalapartment
communitiesincludingbothseniorlivingandfamilylivingcommunitiescomprising4753
dwellingunits BryanParkisthePresidentandcontrollingshareholderofPacific
NorthernTwentyeightofSHACsthirtyseniorcommunitiesweredevelopedand
constructedunderthesupervisionofPacificNorthern

TechnicallySHAGisnottheapplicantforTukwilaVillageTheactualapplicantisTukwila
VillageDevelopmentAssociatesLLCThesolemembersandmanagersoftheapplicant
areSHACandPacificNorthernHoweverbecausethisisthetypicalorganizational
structureofseniorlivingcommunitiesthatarepubliclyrecognizedastheSHAGbrandfor
simplicityandpublicunderstandinginthisreportcitystaffwillrefertotheapplicantas
SHAG

Inresponsetotheapplicationsrequestforthreeexamplesofpriordevelopmentprojects
SHAGdescribedArrowheadGardensLindenPlaceatBitterLakeandRainierCourt

Theseprojectsaremixedusedevelopmentsranginginsizefrom386apartmentsto449
apartments5500to18500squarefeetofretailcommercialspaceThesedevelopments
rangedfrom55millionto60millionintotalcost ThesedevelopmentsshowthatSHAG
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hasstrongexperienceandsuccessinarrangingfinancingandbringingproducttomarket
fordevelopmentsthatareverysimilarinsizeandscopetoTukwilaVillage

BothdevelopershaveexcellentexperienceandcapacitytocompletetheprojectTrillium
haswiderrangeofexperiencebutSHAGismoreexperiencedwithprojectsofthesizeand
marketdemographicsofTukwilaVillage

DevelopmentTeam

TrilliumsproposeddevelopmentteamwouldincludethearchitecturefirmofCollins
WoermanTrilliumhasnotselectedageneralcontractororotherkeymembersoftheir
developmentteamforthisprojectTrilliumisindiscussionswithRegencyPacificto
developtheseniorhousingportionoftheprojectCollinsWoermanisanexcellent
architecturefirmhighlycapableofthesortofworkneededforTukwilaVillageandisvery
familiarwiththeprojectbecausetheyprovidedarchitecturalservicesforaprevious
developersproposalin2008

SHAGsproposeddevelopmentteamwouldincludethearchitecturefirmofJohnson
BraundDesignGroupIncJBDGInterCityContractorsasthegeneralcontractor
PacificNorthernastheconstructionprojectmanagerandIndependentLivingAssociates
asthepropertymanagementcompanyThesefirmshaveteamedonmanyofSHAGs
developmentsandhavealotofexperienceworkingtogetherJBDGisanexcellent
architecturefirmhighlycapableofthesortofworkneededforTukwilaVillageJBDGis
alsoheadquarteredinTukwilaandveryfamiliarwiththeneighborhood

BothdeveloperswouldbringhighqualitypartnerstotheirteamAtthispointwehave
greaterknowledgeaboutSHAGsteamandinparticulartheirexpertiseinseniorand
familyapartmentswhichwouldbethelargestfinancialcomponentofthesite

Concept

Trilliumsconceptincludesalibraryofupto20000squarefeeta2000squarefootpolice
neighborhoodresourcecentera20000squarefootpublicplazaameetingarea20000
to40000squarefeetofmedicalofficespaceand300to600apartments Ofthe

apartmentsapproximately50wouldbeagerestrictedforseniorsAtthistimeTrillium
doesnotanticipateanyoftheapartmentsbeingincomerestrictedorrentrestricted
althoughtheywouldlikethatoptiontobeavailable Trilliumdidnotspecifyaspecific
amountofretailordescribethetypeofretailbutdidrefertoincludinggroundfloorretail
TrilliumindicatedtheysupporttheKingCountyLibrarysdesiretolocateonthenortheast
corneroftheintersectionofTukwilaInternationalBoulevardandSouth144Streetand
theyseeHealthPointasagoodfitforthemedicalofficespace

SHAGsconceptincludesa10000squarefootlibrarya2000squarefootpolice
neighborhoodresourcecentera20000squarefootpublicplazaa2000squarefoot
indoorcommunitycommonsa20000squarefootmedicalofficespace7000squarefeet
ofretailspaceand382apartments

SHAGindicatedtheysupporttheKingCountyLibrarysdesiretolocateonthenortheast
corneroftheintersectionofTukwilaInternationalBoulevardandSouth144Streetand
theyseeHealthPointasagoodfitforthemedicalofficespaceTheirapplicationincludes

WA2011InfoMemosTukViIIage52311doc
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aletterfromHealthPointindicatinganinterestinbeingincludedinSHAGsconceptfor
TukwilaVillageSHAGindicatestheretailwouldbeacoffeeshopicecreamparlordeli
oneortworestaurantsandsomesmallretailspaces

Ofthe382apartments321wouldbeagerestrictedseniorapartmentsand61wouldbe
notagerestrictedThenonagerestrictedapartmentswouldallbeinonebuildingand
wouldhavenorentrestrictionshoweveron12oftheapartmentsincomeswouldbe
restrictedtohouseholdsearninglessthan50oftheareamedianincomeOfthesenior
apartments83wouldberestrictedtohouseholdsearninglessthan50ofthearea
medianincome130wouldberestrictedtohouseholdsearninglessthan60ofthearea
medianincome41wouldberestrictedtohouseholdsearninglessthan80ofthearea
medianincomeand67wouldhavenoincomerestrictions Oftheunitswithincome

restrictions186wouldalsohaverentrestrictedtonomorethan30ofthehouseholds
incomeAchartshowingcurrentareamedianincomeisincludedasAttachment2

Ofthe61nonseniorapartmentsfivewouldbeliveworkloftstyle Ofthe321senior

apartments15wouldbetownhousestylewithstreetlevelentries

Bothdevelopersconceptsareverysimilarintypesofusessuchasthelibrarypolice
neighborhoodresourcecenterplazaindoorcommunitycommonsmedicalofficeretail
andapartments Trilliumindicatespotentialforgreateramountofmedicalofficeand
librarybutthoseusershavenotindicatedadesireforthatextraspaceTrilliumsees
potentialformoreapartments SHAGseespotentialinahigherpercentageofsenior
apartmentsandincludingsomeincomeandrentrestrictionsItisimportanttorememberat
atthisstagebothdevelopersconceptsareverypreliminaryandmaychangeasthey
furtherrefinetheproject

ItshouldbenotedthatSHAGhasadualpurposeinacceptingrestrictionsonhousehold
incomeorrentFirstitfulfillsSHAGsmissionSeconditmakesthedevelopmenteligible
forlowercosttaxexemptfinancingtaxcreditequityandpropertytaxexemptionswhich
maketheprojectmorefinanciallyfeasible

OverallTrilliumsconceptseemsmorefluidwhileSHAGsseemsfartheralonginanalysis
Trilliumismorelikelytoseekadevelopmenttargetedtohigherincometenantsbutitis
untestedandSHAGstargetmarketismoredefinedandlikelytobefeasible

Timeline

TrilliumindicatedadesiretoexecuteanagreementwiththeCitywithinamatterof
monthsStaffisnotclearonTrilliumsestimateforcompletinganyfeasibilityanalysispre
developmentanddesignworkbutTrilliumindicatedittypicallycompletesconstruction18
monthsafterclosingonthelandpurchase

SHAGhascompletedapreliminaryduediligenceanalysis Ifselectedtheyexpectto
completeduediligenceandfeasibilityanalysisin90daysTheyexpecttocompletethe
designdevelopmentpermittingwithinsixmonthsofcompletingnegotiationswiththeCity
Constructionwouldtake12to18monthsdependingonthephase SHAGscurrent

estimateistocompleteconstructiononthenorthphaseinlate2013andonthesouth
phaseinmid2014

WA2011InfoMemosTukViI1age52311doc
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Bothdevelopersindicateadesiretostartnegotiationsquicklyandconstructtheprojectin
areasonabletimeframeSHAGprovidedamoredetailedtimelinethatappearstohave
greatercertainty

SHAGsconceptincludesmoredetailthanTrilliumsandSHAGappearstohave
completedagreateramountoffeasibilityanalysis

OtherConsiderations

TherearemanyotherconsiderationsSomeofthemoresignificantare

KingCountyLibrarysPreference AtthetimethisreportwasdraftedtheLibrarystaff
indicatedtheythoughtbothdeveloperswerequalifiedandtheLibrarycouldworkwith
eitheroneTheLibraryhadmetwithSHAGandfeltitwasaverypositivemeeting

FutureRevitalizationInstaffsopinionTrilliumhasgreaterexperienceandcapacityto
expandtheTukwilaVillageprojectortakeonotherprojectsintheneighborhood

CityFinancialResultsBecausethisselectionprocessisbasedonqualificationsandnot
actualproposalswedonotknowwithcertaintywhatthelandpricewillbeorwhich
developerwouldpaytheCitythemostfortheproperty Bothdevelopersindicatedthey
intendedtopayafairmarketpriceforthelandbasedontheactualdevelopmentagreedto
betweenthedeveloperandCityTherearemanyfactorsthatwouldaffectthispricesuch
ascostofconstructioncostoffinancingandrents Onefactorshouldbementioned

sinceitcanbeverysignificantGiventhattheneighborhoodaroundTukwilaVillagehas
householdincomesmuchlowerthantheaveragemedianincomeforKingCountyitis
likelythatthehouseholdincomesallowedundertheSHAGconceptwouldbesimilarto
thoseundertheTrilliumconcepthowevertheSHAGconceptwouldbeeligibleforlower
costfinancingandtaxcreditequitywhichwouldresultinahigherlandpricetotheCity
BecausealargeportionofSHAGsdevelopmentwouldlikelybeexemptfrompaying
propertytaxforanumberofyearstheCitywouldreceivemoreongoingrevenuefromthe
Trilliumdevelopment

CitizenFeedback

CitizenswereinvitedtocometoCityHallduringthefirsttwoweeksofMaytoreviewthe
developerapplicationsandprovidefeedbacktoCitystaffTwocitizenssubmittedwritten
commentsontheformprovidedbystaffseeattachment4Staffmadepresentationsat
theChamberofCommercesTukwilaGovernmentAffairscommitteeandattheTukwila

InternationalBoulevardActionCommitteeFullcopiesoftheapplicationswerepostedon
theTukwilaVillagewebsiteonMay13

SummaryComparison

Staffbelievesbothdevelopersarestronghavegoodexperienceandcanperformwell
withTukwilaVillageTrilliumhasbroadercapabilitieswhichmeansthatitcanbemore
flexibleifmarketconditionschangeortheCitysvisionchangesTrilliumalsohasmore
experienceactingasamasterdeveloperSHAGhasmoreexperiencewithprojectsthe
sizeofTukwilaVillageunderstandsseniorhousingmorehasdonemorefeasibility
analysisandhasamorespecifictimeframeforprojectcompletion
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StaffbelievesbothconceptsarestrongandfulfillthevisionofTukwilaVillageBecause
SHAGsconceptincludessomeincomeandrentrestrictedapartmentsitismorelikelyto
receivefinancingmorelikelytoreceivelowercostfinancingandbemorefeasible
BecauseSHAGsconceptisverysimilartotheirtypicaldevelopmentstheirconceptis
morepredictable

InsummarybothdevelopersarequalifiedThecommunityhasgonethroughmanyups
anddownswithTukwilaVillageoverpastnumberofyearsAtthisstagestaff
recommendsCouncilselectSHAGsinceitsexperienceandconcepthavemore
predictabilityandcertainty

RECOMMENDATION

StaffrecommendsCouncilselectsTukwilaVillageDevelopmentAssociatesLLCasthe
preferreddeveloperandauthorizesauthorizesstafftoenterintoexclusivenegotiations
withsaiddeveloper

ATTACHMENTS

DeveloperSelectionPrinciples
TukwilaVillageVisionStatement
IncomeLimitationTable

Citizencommentsheet
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ATTACHMENT1

DeveloperSelectionPrinciplesasapprovedbyCouncil3711

1TheCitystillholdsthevisionforTukwilaVillagethatwasadoptedin2007

2TheLibraryisstillakeycomponentofthevisionandtheCityiscommittedto
reasonabledealtermstoincludetheLibraryattheprimarycornerSiteB

3Activelivingagerestrictedapartmentsseniorapartmentsfor62andolderare
anappropriatetypeofresidentialspaceandcanbeamajorportionorevenallof
theresidentialspace

4Someportionoftheapartmentsseniorornonseniorcanbeaffordable
meaningincomerestrictedtolevelsof50 60and80ofareamedianincome

5Ifpossibleasignificantportionoftheunitsshouldalsobemarketrate meaning
notincomerestricted

6Aheathcareproviderincludinganonprofitprovidingprimaryanddentalcareto
peopleregardlessofincomecanbeapositiveuseforthesite

DeveloperSelectionPrinciplesexcerptedandparaphrasedfromthe2008RFQ

1 TheCitydesiresadevelopmentthataccomplishestheCitysvisionasadoptedby
theCityCouncilin2007

TukwilaVillagewillbeawelcomingplacewhereallresidentscangather
andconnectwitheachotherThismixedusedevelopmentwilldrawupon
Tukwilasstrengthsandincludealibraryaneighborhoodpoliceresource
centerretailrestaurantspublicmeetingspaceandanoutdoorplazaThe
VillagemayalsoincludeofficeliveworkandresidentialspaceThis
activevibrantplacewillsethighstandardsforqualityandfosteradditional
neighborhoodrevitalizationandcivicpride

2 TheCitypreferstosellallsixacrestoonedeveloperHoweversellingsignificant
portionstoseparatedeveloperswillbeconsidered

3 ThisprojectislocatedinadesignatedurbanrenewalareainwhichtheCityhas
eminentdomainauthorityhowevertheCityisnotseekingtoacquireadditional
propertyatthistime

4 InadditiontothelibraryandneighborhoodpoliceresourcecentertheCityis
amenabletoconceptsthatincludeofficeliveworkorresidentialasmajor
componentsofthedevelopmentApartmentswillbeconsideredbutpreference
maybegiventoconceptswithownershiphousing

WA2011InfoMemosTukViIIage52311doc
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5 TheCityencouragesbothmarketrateandmixedincomeconceptsbutisnot
interestedinconceptsinwhichtheentireresidentialcomponentisincome
restrictedunlessitistoofferhousingforactiveseniorsorartists

6 TheCitydesirestomaximizeitsfinancialreturnwhileachievingtheprojectvision
Weareopentocreativeapproachessuchasphasingtheconstructionphasing
financialpaymentsorretaininganequityposition

7 ImprovementsarescheduledforSouth144StreetintheCityscapital
improvementplanIftechnicallyfeasibletheCityiswillingtocoordinatethetiming
ofthoseimprovementstocoincidewiththedevelopmentofthisprojectTheCity
ownsTukwilaInternationalBoulevardandiswillingtoexploreonstreetparkingor
otherimprovements

8 TheCityplanstoownorleaseapproximately2000squarefeetofofficespacein
thedevelopmentforaneighborhoodpoliceresourcecenter

9 Weencouragegreenandenvironmentallysustainablebuildingpractices

WA2011InfoMemosJukVillage52311doc
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ATTACHMENT2

TukwilaVillageVision

TukwilaVillagewillbeawelcomingplacewhereallresidentscangatherandconnect
witheachotherThismixedusedevelopmentwilldrawuponTukwilasstrengthsand
includealibraryaneighborhoodpoliceresourcecenterretailrestaurantspublic
meetingspaceandanoutdoorplazaTheVillagemayalsoincludeofficeliveworkand
residentialspaceThisactivevibrantplacewillsethighstandardsforquality
andfosteradditionalneighborhoodrevitalizationandcivicpride
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ATTACHMENT3

HouseholdIncomeRestrictions

Max ofAMI 1person 2Persons 3Persons

80 48000 54800 61680
60 36000 41100 46260
50 30000 34250 38550

Thistablereflectsthemaximumincomeforhouseholdseligibletorentapartmentssetasideforhouseholdsat
80 60or50oftheareamedianincome
AMareamedianincome

IncomelimitsperWashingtonStateHousingFinanceCommissionforKingCountyeffective51410
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ATTACHMENT4

CitizenComments

ThepublicwasinvitedtoreviewthedeveloperapplicationsatCityHallduringthefirsttwo
weeksofMayandsubmitcommentsonpreparedsurveyformsApproximatelyfourcitizens
attendedandtwosubmittedcommentsFollowingarethesubmittedcomments

CommentsfromMarieParish

Concept

WhichdevelopersconceptbestfitstheCitysvision
CommentsonTrilliumnoretail

CommentsonSHAGSpecificallyaddressesallkeyelements
WhichdeveloperisstrongestinthisregardSHAG

Concept

WhichdevelopersconceptbestfitstheLibrarysgoalsincludesgreenandsustainable
elementsandiseasiesttomanagewell

CommentsonTrillium

CommentsonSHAGWouldincluderesidentsandotherinterestedpartiesin
managementschedulingofcommonareas

WhichdeveloperisstrongestinthisregardSHAG

CommentsfromChuckParish

Concept

WhichdevelopersconceptbestfitstheCitysvision

CommentsonTrillium

CommentsonSHAGLookslikeabettermixbut1donotlikethepossibilityofupto900of
agerestrictedhousingbeingincomerestrictedNeedstobemajoritymarketrate
WhichdeveloperisstrongestinthisregardSHAG

Concept

WhichdevelopersconceptbestfitstheLibrarysgoalsincludesgreenandsustainable
elementsandiseasiesttomanagewell

CommentsonTrillium

CommentsonSHAG

WhichdeveloperisstrongestinthisregardUnimportantatthisstage f
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